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Abstract 
 
Severe flooding throughout England in Autumn 1998 and 2000, has seen an increase in 
the extent of flood liable residential areas throughout England, as well as an increase in 
the actual levels of flood damage in all previously recognised flood prone residential 
areas. 
 
The increasing cost of rectifying the damage caused to residential properties from 
flooding has been of some concern to the residential property valuation profession and 
sales and leasing agency practices. However, the increasing trend in the frequency of 
flooding in England, combined with an increase in severity of flooding is now causing 
some degree of concern in the residential insurance and housing finance sectors. 
 
In order to determine and quantify the impact of flooding and flood damage on the 
residential property market in England, a survey of Chartered Surveyors and Chartered 
Real Estate Valuers has been carried out across the main flood affected counties of 
England. This survey will provide similar details to the research completed by Eves 
(1999, 2001) and Fibbens (1993) in relation to residential property flooding in Australia. 
 
This survey provides comprehensive responses in relation to the degree of flood 
affectation across counties, the effect of flooding on residential property values, the 
impact of flooding on building insurance premiums and possible difficulties in obtaining 
finance to purchase residential property in recognised flood areas. 
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Introduction 
 
Many areas of England have been subject to regular flooding, due to either coastal tidal 
influences or from rainwater run off. However, the flooding that occurred over many 
Counties during the autumn of 1998 and 2000 has been more extensive and severe than 
previous floods. Areas that have been relatively flood free prior to the autumn 2000 
floods were subject to flood inundation in 2000, while residential areas in many flood 
prone areas experienced flood heights far in excess of previous record levels. 
 
According to the Department of Environment, Food and Rural Affairs [DEFRA] (2001) 
the Autumn 2000 floods in England were the most extensive across both England and 
Wales since 1947, which was based on the snowmelt-generated flooding rather than 
rainfall. DEFRA also stated that the rainfall in Autumn 2000 across England was the 
highest on record for any Autumn period and the third highest on record for any three 
month period, only being exceeded by three month period rainfall in 1799 and the three 
month period over the winter of 1929/1930. 
 
The occurrence of such heavy rainfall and subsequent flooding has not only raised the 
issue of climatic change and the effect on the environment but also the more local issues 
of the impact on residential property development, residential property values and the 
ability of residential property owners to gain both finance and insurance for their 
properties. 
 
In previous studies on the impact of flooding by Fibbens (1992), Bialaszewski (1990), 
Guttery, Poe and Sirmans (1997) and Eves (1999, 2001), it has been determined that 
property that is either flood affected or on wetlands have a reduced value compared to 
similar properties without these detriments. 
 
Until the extensive autumn floods in England in 1998 and 2000, the residential property 
market has not been unduly affected by the occurrence of flooding. However, since these 
two major flood events there has been an increasing awareness of the detrimental aspects 
of flood prone residential property compared to similar residential property that is not in 
flood prone locations. 
 
This study has been undertaken to: 
 
• Determine the performance of flood effected properties in comparison to similar 
nearby residential properties that are not flood liable; 
 
• Establish if there is an increasing reluctance for insurance companies to insure 
residential property in flood liable areas 
 
• Determine if flood liable residential property provides an additional security risk to 
financial institutions in the home lending market 
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• Assess the effectiveness of Government flood mitigation work on the residential 
property markets in flood prone areas. 
 
Influence of Flooding on Residential Property Markets 
 
Flooding is not an occasional or annual event and only directly affects that portion of the 
population with property in flood prone areas and as the indirect effects are generally 
only short term in nature, the public generally forgets the problems associated with this 
natural phenomenon in flood free periods. Public awareness and appreciation of the 
impact of flooding decreases as the time period between flood events increases (Eves, 
2001). 
 
However, in periods of extreme flood events a significant proportion of the general public 
are directly and indirectly affected by problems associated with water inundation. 
According to the Environment Agency (2001) over 10% of the population of England 
and Wales is directly at risk from flooding, with a greater percentage of the population 
being indirectly effected by flooding due to road closures, service disruption and the loss 
of goods and produce.  
 
This also equates to 1.85 million residential properties in England being at risk of 
flooding, with an additional 185,000 commercial properties also being situated in flood 
prone areas. Based on these residential and commercial property numbers, there are up to 
five (5) million people in England and Wales who are directly at risk from a flood event. 
It has also been estimated that as at 2001 the value of residential and commercial 
property subject to flooding was over £200 billion, with a further £14 billion of rural land 
also subject to flooding (Environment Agency, 2001). 
 
The Ministry Agriculture Forestry and Fishing [MAFF] (2000) estimates that 1.3 million 
hectares of rural land is at risk from flooding including 61% of Grade One land in 
England. MAFF also estimate that without flood defence works the annual economic 
damage resulting from serious flood events could exceed £3 billion (MAFF, 2000). This 
figure only represents the actual cost of losses and repairs and does not include any losses 
in value for property in the flood-affected areas. 
 
In addition to the physical damage caused by floods to personal and real property and the 
disruption to trade, transport and services, there is also a significant personal impact of 
flooding on the effected population due to the health effects of flooding. 
 
Health effects from flooding can be both real and perceived. A study by Tapsell (1999) 
identified the social and health effects of flooding due to the actual physical damage to 
the property, the loss of memorabilia and the anxiety that is held in respect to future 
flooding, with these anxiety and stress levels increasing during in periods of heavy and 
continuous rainfall. 
 
All these factors have an impact on the actual value of the flood prone property compared 
to property that is considered to be flood free. Even the perception of stress and anxiety 
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of owning a property in a flood prone location could reduce the value of a property 
despite the actual impact of the flood damage being unknown or minimal. 
 
Flood defence Strategies 
 
The serious flood events that occurred in England in 1998 and 2000 are not isolated 
events that will possibly not occur again in the short to medium term. Based on the 
findings of findings of the Commons Agriculture Select committee there is an increasing 
potential for more significant flood impact due to: 
 
• Many flood defences reaching the end of their design life over the period 2001 to 
2010. 
 
• The reduction of agricultural land area due to the development of new homes for 
an expanding population base will both reduce the retention of rainwater in the 
soil and increase the actual amount of rainwater runoff in water catchment areas. 
 
• Increased water runoff from residential development will also increase water 
velocity and potential damage to flood prone property 
 
• The influence of climate change on rainfall patterns, so potentially increasing the 
risk of inland flooding 
 
At present the Governments policy of flooding is to reduce the risks to people, property 
and the environment. In England DEFRA (2001) have adopted the following strategies to 
reduce the risks associated with flooding: 
 
• Encourage the use of adequate and cost-effective flood warning systems. 
 
• Encourage economically, technically and environmentally sound flood defence 
measures. 
 
• Discourage inappropriate development in areas at risk from flooding and coastal 
erosion. 
 
The first strategy will ensure that the loss of personal property and memorabilia is 
reduced, while the second and third strategies will help reduce the loss to real property 
and therefore the impact of floods on real property values. 
 
However, as noted by MAFF (2000) any flood defence works designed to protect 
properties in urban areas could in fact result in more severe flood problems in rural areas, 
as the use of flood defences can result in a change in water flows across the open rural 
areas and place previously flood free areas at risk. 
 
In some locations the construction and maintenance of flood defences can limit the 
impact of a serious flood event and thus the potential loss of property and the reduction of 
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the value of the property. The UK Government currently spends £200 million annually on 
flood and coastal defences, with approximately £120 million on capital works and the 
remainder on the maintenance of existing flood defence structures. When all funding 
sources are considered the total amount spent on flood and coastal defences in the UK is 
£380 million, with this figure expected to increase to £440 million by 2004 (DEFRA, 
2000). This estimated expenditure figure for 2004 and double the funds expended on this 
flood defence work in 1990 (£221 million). 
 
Despite the benefits obtained by implementing flood defence work, there are still areas in 
England and Wales that are reluctant to carryout such works due to the possibility of 
these works destroying the existing nature and character of the town or city being 
protected by the flood defences (Parliamentary Office of Science and Technology, 2001). 
This is the current situation in Shrewsbury, which suffered significant flood damage in 
the autumn 2000 floods but still wishes to retain the traditional river front landscape 
rather than increase the height of the existing riverbanks. 
 
Identification of Flood Liable Property 
 
There are currently over two million residential, commercial and rural properties in 
England that are considered to be in flood prone areas and therefore subject to minor or 
major damage from a minor to serious flood event. Continuing research by the British 
Market Research Bureau (BMRB) states that despite the growing awareness of flooding 
and flood prone areas in England following the autumn 2000 floods, more than 50% of 
people living in flood prone areas are totally unaware that their property may be 
threatened by flooding. BRMB also found that whilst those identified as being aware of 
the flood risk to their property, only 9% had taken any steps to either protect their 
property from flooding or to reduce the damage that a potential flood could cause 
(Antiflood, 2002). 
 
Flooding in England is classified on the basis of the likely occurrence of a flood in any 
given year. Floods are classified as: 
 
• Regular 
 
• One in 50 years (2% chance) 
 
• One in 100 years (1% chance) 
 
A regular flood is a flood event that occurs on a regular basis, where the floodwater rises 
and falls very quickly causing limited damage due to the very well known nature of the 
flooding and the resultant limited development in these areas. Regular floods also tend to 
create very limited disruptions to the area due to the short time periods of water coverage. 
 
The 1 in 50 year flood (2% chance of occurring in any one year) is more severe than the 
regular flood, water remains for a longer period and covers a greater land area. The less 
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regular nature of this degree of flooding results in more properties being affected than the 
regular flood. 
 
Although the 1 in 100 year flood (1% chance of occurring in any one year) is less likely 
to occur it is most extensive and damaging flood event. These floods only occur on an 
irregular basis but cause significant property and personal damage, as evidenced by the 
Autumn 2000 floods. A previous study by Eves (1998 and 2001) confirms that people 
with property in a 1 in 100 year flood level tend to ignore the flood impact on their 
property as the time from the most recent major flood event increases. This develops a 
complacency in the community which can result in more flood damage in the next serious 
flood event. 
 
The requirement to determine if a residential property is within a designated flood zone 
differs between countries. Currently in Australia it is not possible to insure any real estate 
property for flood damage, nor is it possible to finance a residential property that is 
located in an area classified as either regular flooding or 1 in 50 year (2% chance) flood 
zones. Finance can only be obtained for a residential property in a 1 in 100 year (1% 
chance) flood liable area if the habitable floor level is actually above the designated 1 in 
100 year flood level. 
 
These stringent insurance and finance criteria are not currently applied in England, 
however the occurrence of two (2) serious flood events since 1998 in various counties of 
England could result in both insurance companies and financial institutions reviewing 
their policies in respect to flood liable property, due to the added risk and possible 
reduced values of these flood prone properties compared to non flood liable real estate 
property. 
 
To assist in the identification of flood prone areas the Environment agency has produced 
detailed indicative maps of all counties in England and Wales showing areas that are 
subject to both inland and coastal flooding. Although these maps only identify the land 
that is subject to flooding and not the actual residential or commercial buildings that are 
subject to over floor flooding, they do provide the prospective purchaser, insurer or 
financier with sufficient information to assess the potential flood risk of a property. 
 
Research Methodology 
 
This flood study has been based on the survey of chartered surveyors in all counties of 
England that have been identified as flood liable or subject to coastal tidal flooding. 
These counties were identified from the Environment Agency flood maps. 
 
The environment Agency flood maps were examined to determine the main towns and 
cities in each flood liable county that had a reasonable level of residential development 
subject to the 1 in 100 year (1% chance per annum) flood levels (this datum level also 
includes all properties classified as either regular flooding or 1 in 50 year flood liable). 
Table 1 provides the details of all the England counties surveyed and the number of 
responses from chartered surveyors from each of the counties. 
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Table 1: Survey Responses 
 
County Surveyed Number of Chartered Surveyors 
Responses 
Buckinghamshire 2 
Cambridgeshire 2 
Cumbria 5 
Devon 2 
Derbyshire 2 
Dorsett 2 
Durham 2 
East Yorkshire 4 
Essex 2 
Herefordshire 1 
Gloucestershire 2 
Kent 1 
Lancashire 4 
Lincolnshire 3 
Northumberland 1 
Northamptonshire 1 
North Yorkshire 2 
Nottinghamshire 2 
Somerset 2 
West Sussex 2 
Wiltshire 1 
Worcestershire 3 
Yorkshire 3 
Total 51 
 
The survey questionnaires were only sent to chartered surveyors whose main practices 
were residential based and located within known flood areas. The survey did not include 
any Chartered Surveyors in flood free residential areas. 
 
Apart from the actual county and city location the survey was structured to address the 
following information: 
 
• The occurrence and extent of residential flooding during 2000 and 2001 
 
• Frequency of flooding in the specific county location 
 
• Details in relation to the premium or discount the residential market places in 
respect to locations close to or adjoining rivers 
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• Details on the type and duration of floods in the area and details of any flood 
defences 
 
• Market sentiment and level of influence in relation to flood affectation (purchaser, 
chartered surveyor, financier) 
 
• Degree of difficulty in obtaining residential property insurance or finance in flood 
liable areas 
 
• The market difference in price for similar style residential properties in flood 
prone and flood free areas. 
 
Respondents had the opportunity to detail the extent of flooding and residential property 
affectation. There is some degree of variation across the actual counties and this is 
reflected in the overall survey results.  
 
The following survey results will form the basis of an on-going annual survey that will 
track residential property market sentiment in relation to flood affectation and property 
values in the flood prone areas within the various counties of England. 
 
Research Results 
 
Following the identification of the main towns and cities that are subject to varying 
degrees of river or tidal flooding a survey was forwarded to chartered surveyors in those 
areas. The response rate was in excess of 60%, with at least one chartered surveyor in 
each of the main flood prone counties responding to the survey. 
 
The results of the survey for the various Counties have been grouped on a geographic 
basis for comparative purposes. The three geographic regions used for analysis purposes 
are: 
 
North:  Cumbria, Durham, East Yorkshire, Lancashire, Northumberland, North  
  Yorkshire and Yorkshire 
 
 
Midlands: Buckinghamshire, Cambridgeshire, Derbyshire, Essex, Gloucestershire, 
   Powys (Wales), Lincolnshire, Northamptonshire, Nottinghamshire and  
  Worcestershire 
 
 
South:  Devon, Dorset, Kent, Somerset, West Sussex and Wiltshire 
 
Initial survey analysis results have been included in the following Tables 2 to 6, with 
each Table comparing the results for each of the counties. 
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Flood Occurrence, Impact and Duration 
 
The extensive flooding that has occurred throughout England over the past four (4) years 
has increased the awareness of the public in relation to the damage and inconvenience 
that floodwater can cause to residential property.  
 
Table 2: Flood Incidence &Extent of Flooding 2000/2001 
 
County Residential 
Flood 
Frequency 
Flood 
occurrence 
2000-2001 
Extent of 
2000-2001 
Flooding 
Flood 
Duration & 
Inconvenience
NORTH     
Cumbria Rare No to 
isolated 
Minimal Minor 
Durham Regular Yes Major Severe 
East Yorkshire Rare Yes Minor Minor 
Lancashire Rare No to 
isolated 
Minimal Major 
Northumberland Rare Yes Minor to 
Major 
Minor 
North Yorkshire Rare Yes Minor Minor 
Yorkshire Regular Yes Major to 
Severe 
Severe 
     
MIDLANDS     
Buckinghamshire Regular Yes Major Severe 
Cambridgeshire Frequent Yes Minor Major 
Derbyshire Rare Yes Minor Major 
Essex Rare Yes Major Minor 
Gloucestershire Regular Yes Major Severe 
Powys (Wales) Frequent/regular Yes Major Major/Severe 
Lincolnshire Rare No Minimal Nil 
Northamptonshire Rare No Minimal Nil 
Nottinghamshire Rare/Regular Yes Major Major 
Worcestershire Regular Yes  Major/Severe Major/Severe 
     
SOUTH     
Devon Frequent Yes Major Major 
Dorset Rare No Minimal Minor 
Kent Regular Yes Severe Major 
Somerset Rare/Regular Yes Minor Minor 
West Sussex Regular Yes Minor/Major Severe 
Wiltshire Frequent Yes Major Major 
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Table 2 identifies the long-term flood occurrence of the various counties surveyed, as 
well as the incidence and extent of flooding over the period 2000-2001. For the purposes 
of this study and in accordance with the definitions of the Environment Agency 
residential property flood occurrence has been identified as: 
 
Rare:  1 in 100 year event (1% chance in any one year) 
 
Frequent: 1 in 50 year event (2% chance in any year 
 
Regular: Flooding on a regular or seasonal basis 
 
Extent of flooding has been based on the following impact of the flood on residential 
property: 
 
Minor:  Limited road closures, some water over front and rear garden.  
 
Major:  Numerous road closures, extensive flooding over gardens, some   
  residential properties inundated with floodwater 
 
Severe: Numerous residential streets and properties inundated with floodwater. 
 
 
Table 2 shows that over the 23 counties surveyed, 12 counties rarely experienced any 
residential property flooding, with a further 4 counties experiencing frequent flooding 
and seven counties being subject to regular flooding. The extent of the 2000-2001 
flooding is evidenced by only four counties included in the survey of chartered surveyors 
reported nil or minimal flooding during this period, with over half the counties in the 
survey suffering major to sever flooding in this period 2000-2001. The survey also shows 
that the incidence of major to severe flooding was not restricted only to those areas that 
are subject to regular flooding or those counties in a particular geographic location. 
Flooding during the period 2000-2001 was widespread throughout England and most 
severe in counties such as Yorkshire, Durham, Buckinghamshire, Worcestershire and 
Kent, all counties that are subject to regular flooding. Counties that are in 1 in 100 year 
flood zones and also suffered major flood damage in the 2000/2001 floods was restricted 
to Northumberland in the north of England and Essex in the Midlands. 
 
Flood Defences and Location Factors 
 
The survey also identified those counties that had invested in flood defences or are now 
in the process of erecting flood defences for residential and commercial property in towns 
and cities subject to flooding. Details were also sought in relation to the premium or 
discount that the residential property market placed on a property being within close 
proximity to a river or coastline. This information was used to determine if the added 
social value of the property was offset by the loss in value after a flood or was such an 
important factor in the purchase decision that the possibility of flooding did not deter the 
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buyer from the purchase of the property. Respondents were also asked to classify the 
extent of any premium or discount purchasers in the respective residential property 
markets were prepared to pay when buying property in close proximity to a river. 
 
Table 3: Extent of Flood Defences & Market Sentiment: River Proximity 
 
County Flood Defences River Proximity 
(Discount/Premium)
% Discount or 
Premium 
NORTH    
Cumbria Proposed & Newly 
completed 
Neither to slight 
premium 
<5 
Durham Newly completed Discount 5-10 
East Yorkshire Newly completed Premium 5-10 
Lancashire Newly Completed Neither 0 
Northumberland Under Const. Neither 0 
North Yorkshire Unknown Premium 5-10 
Yorkshire Under const. & 
Existing 
Premium >10 
    
MIDLANDS    
Buckinghamshire Under Const. Premium 10 
Cambridgeshire Existing Neither 0 
Derbyshire Unknown Premium <5 
Essex Newly Completed Premium 5-10 
Gloucestershire Existing Neither 0 
Powys Existing Premium <5 
Lincolnshire Newly Completed 
& Existing 
Premium >10 
Northamptonshire Proposed Premium 5-10 
Nottinghamshire Existing Premium >10 
Worcestershire Unknown Premium (non flood) 
Discount (flood) 
5-10 
>10 
    
SOUTH    
Devon Existing Premium 5-10 
Dorset Existing Neither 0 
Kent Newly completed Discount >10 
Somerset Newly completed Premium 5 
West Sussex Newly Completed 
& under const. 
Neither 0 
Wiltshire Unknown Premium 5-10 
 
 
Table 3 shows that respondents in only eight (8) counties stated that flood defences 
existed prior to the 1998 and 2000 floods, however since the 2000 floods in England 
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there has been flood defences completed or under construction in 11 of the counties and 
defences proposed in two other county areas. Despite existing flood defences there was 
still major or sever flooding in the counties of Yorkshire, Cambridgeshire, 
Gloucestershire, Powys, Nottinghamshire and Devon. Although flooding was identified 
as rare in many counties, there has been a significant increase in the construction of flood 
defences in many English counties to avoid the damages and problems experienced in 
residential areas during the 1998 and 2000 floods. 
 
Survey results in Table 3 also show that proximity to a river is considered to attract a 
premium in the residential property market, particularly if there is no flood potential. In 
counties such as Yorkshire, Lincolnshire and Nottinghamshire, residential property 
buyers are prepared to pay a premium of more than 10% for a residential property in 
close proximity to a river. However, in areas such as Worcestershire and Kent, a 
residential property in close proximity to a river actually attracted a discount in the 
market. The majority of Chartered Surveyors reported that the location of a residential 
property close to a river would result in a price premium of at least 5% (12 counties). 
There were also chartered Surveyors in 6 counties who reported that close proximity to a 
river had no impact at all on residential property values. This was spread equally across 
counties in the North, Midlands and South of England, suggesting that any premium or 
discount in residential property due to proximity to rivers was not based only on the 
geographic location of the county but other factors. Close proximity was only a 
detrimental factor for residential property in the counties of Durham, Worcestershire and 
Kent, again these counties are spread on a geographic base from the north of England to 
the south. 
 
Perceived Impact of Flooding on Residential Property Purchase, Valuation and 
Financing 
 
Previous studies in Australia (Eves, 1999 and 2001; Fibbens, 1994) and the U.S. 
(Guttery, Poe and Sirmans, 1997) have highlighted the difficulties that can be 
experienced in obtaining insurance cover or finance for residential properties in flood 
prone areas. At present residential property owners in England can obtain both insurance 
to cover possible flood damage and finance to purchase a residential property that is 
located in a flood prone area. However, following the severe flooding in England during 
2000, there has been anecdotal reports that insurance or finance may not be as readily 
available. To test these claims the survey asked chartered surveyors to state whether the 
purchaser, chartered surveyor and the financier regard flood affectation as a negative 
factor in the purchase/investment/mortgage decision in relation to residential property in 
flood prone locations. In positive responses the chartered surveyor was requested to 
provide details on the degree of influence based on the following criteria: 
 
Minor: Extended selling period, no significant decrease in residential 
property values or ability to obtain insurance or finance(compared to 
non flood effected properties in the same area). 
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Major: Extended selling period, significant reduction in residential property 
values and some problems obtaining insurance or finance (compared 
to non flood effected properties in the same area). 
.Severe: Extremely difficult to sell, very significant reduction in residential 
property values and unable to obtain insurance or finance (compared 
to non flood effected properties in the same area). 
 
 
Table 4: Consideration of Flooding Residential Property Market Participants 
 
County Purchaser Chartered 
Surveyor 
Financier Level of 
Influence  
NORTH     
Cumbria No Yes Yes Minor 
Durham Yes Yes Yes Major 
East Yorkshire No Yes Yes Minor 
Lancashire No No No Minimal 
Northumberland Yes Yes Yes Minor 
North Yorkshire Yes Yes Yes Minor 
Yorkshire No Yes Yes Major 
     
MIDLANDS     
Buckinghamshire No Yes No Minor 
Cambridgeshire No No No Minor 
Derbyshire Yes No Yes Minor 
Essex Yes Yes Yes Major 
Gloucestershire Yes Yes Yes Severe 
Powys (Wales) Yes Yes Yes Major 
Lincolnshire Yes Yes Yes Major 
Northamptonshire No Yes Yes Minor 
Nottinghamshire Yes Yes No Minor 
Worcestershire Yes Yes Yes Major 
     
SOUTH     
Devon Yes Yes No Minor 
Dorset No No No Minimal 
Kent Yes Yes Yes Severe 
Somerset No No No Minimal 
West Sussex No No No Minimal 
Wiltshire Yes Yes Yes Major 
 
 
Table 4 suggests that the purchaser is the least likely party to consider flood affectation 
when purchasing a property in flood prone areas. This result is expected in light of the 
premium that most properties close to a river location attracts over a property that is not 
as well located to a river. However, one factor that can not be determined at this stage of 
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the study is if this awareness of the purchaser was only due to the extensive media 
coverage of the 1998 and 2000 flooding and could diminish as the time between floods 
increases, especially in view of the extensive flood defences that have recently been 
completed or proposed throughout most of the counties in the survey. There were only 
responses from 10 counties where the survey respondents indicated that the purchaser 
does not consider possible flood affectation as a negative factor when purchasing 
residential property.  
 
Only six responses suggested that the chartered surveyor also considers that flood 
affectation is a negative factor when valuing property in their respective counties. These 
particular counties were Lancashire, Cambridgeshire, Derbyshire, Dorset, Somerset and 
West Sussex. All these counties have either existing flood defences, or only the rare 
frequency of flooding, with minimal inconvenience. 
 
Table 4 also shows that the majority of respondents state that the financiers in their 
particular counties consider that flood affectation is a negative factor in their financing 
decision. This was especially the case in counties such as Durham, Yorkshire, 
Gloucestershire, Powys and Kent, all counties that experience regular or frequent 
flooding. In the county of Kent and Yorkshire, it appears that although the purchaser does 
not consider that flood affectation is a negative factor despite the situation where the 
financier does.  
 
Overall the respondents indicated that the negative impact of flood affectation on 
residential property in flood prone areas was major in seven counties (Durham, 
Yorkshire, Essex, Powys, Lincolnshire, Worcestershire and Wiltshire) and a severe 
negative factor in only two counties (Gloucestershire and Kent). 
 
Effect of Flooding on the Insurance and Financing of Residential Property in Flood 
Prone Counties. 
 
 
All survey respondents were required to detail the current policy of both the insurer and 
financier in relation to flood prone residential properties in the various counties. Based on 
the survey replies only residential property in the counties of Cumbria, Cambridgeshire, 
Nottinghamshire, Dorset and Somerset can easily obtain insurance despite being in a 
flood prone area (refer to Table 5).  
 
In the counties of Essex, Powys and Worcestershire insurance is not able to be obtained 
or is very difficult to obtain for residential property in flood prone areas. Although this 
could be expected in Powys and Worcestershire, where flooding is frequent or regular, it 
is interesting to note that flooding is only a rare occurrence in Essex, however flood 
coverage is not provided in residential property insurance. All other counties have a slight 
difficulty in obtaining insurance for residential property in flood prone areas.  
 
Although insurance is not readily obtainable in most counties the same cannot be said in 
relation to the financing of residential property in flood prone locations. Table 5 shows 
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that in 15 counties there is no reported difficulty in obtaining finance for flood prone 
property, with no responses suggesting that finance is unattainable. 
 
Table 5: Residential Property Flooding: Insurance & Finance 
 
 
County Insurance Finance Insurance or 
Finance Conditions
NORTH    
Cumbria No Difficulty No Difficulty  
Durham Slight Difficulty No Difficulty Higher Premium 
East Yorkshire Slight Difficulty No Difficulty Higher Excess 
Lancashire Slight Difficulty No Difficulty No Cover if affected 
by 1977 floods 
Northumberland Slight Difficulty Slight Difficulty Higher Premium 
North Yorkshire Slight Difficulty Slight Difficulty Higher Premium 
Yorkshire Slight Difficulty Slight Difficulty Higher Premium & 
Excess. Finance 
Restrictions 
MIDLANDS    
Buckinghamshire Slight Difficulty No Difficulty Higher Premium 
Cambridgeshire No Difficulty No Difficulty  
Derbyshire Slight Difficulty No Difficulty Higher Premium 
Essex Not attainable Slight Difficulty Finance Restrictions 
Gloucestershire Slight Difficulty Slight Difficulty Higher Premium 
Finance Restrictions 
Powys Not attainable Slight Difficulty Higher Excess + 
restrictions 
Lincolnshire Slight Difficulty No Difficulty Higher Premium 
Northamptonshire Slight Difficulty No Difficulty Higher Premium + 
Restrictions 
Nottinghamshire No Difficulty No Difficulty  
Worcestershire Difficult to obtain Slight Difficulty Higher Premium & 
Excess + Finance 
restrictions 
SOUTH    
Devon Slight Difficulty No Difficulty Higher Premium 
Dorset No Difficulty No Difficulty  
Kent Difficult to obtain Slight Difficulty Limited claims 
Somerset No Difficulty No Difficulty  
West Sussex Slight Difficulty No Difficulty Higher Excess 
Wiltshire 
 
Slight Difficulty 
 
No Difficulty 
 
Higher Excess & 
Premium  
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Difficulty in obtaining insurance cover included higher premiums compared to flood free 
property, higher claim excesses and in two cases insurance was not attainable if the 
property had been affected by the 1977 floods (Lancashire) and if the property had been 
flooded more than three times (Kent).  
Impact of Flooding on Residential Property Values 
 
The survey also requested that the chartered surveyors indicate the effect that the recent 
flooding had on the value of flood affected residential properties compared to no flood 
liable residential property in the same location. 
 
Table 6: Impact of Flooding 2000/2001 on Residential Property Values 
 
County Town Reduction in 
Value (%) 
Cumbria Penrith 
Carlisle 
Kendal 
<5 
0 
10-20 
Durham Croft <5 
East Yorkshire Hull 
Market Weighton 
Driffield 
5-10 
<5 
0 
Lancashire Thornton-
Cleveleys 
Fleetwood 
0 
 
0 
Northumberland Punteland <5 
North Yorkshire Stokesley 5-10 
Yorkshire Pontefract 
York 
10-20 
>20% 
Buckinghamshire Windsor 10-20 
Cambridgeshire Whittlesey 5-10 
Derbyshire Belper 0 
Essex Colchester 10-20 
Gloucestershire Gloucester >20 
Powys Welshpool >20 
Lincolnshire Horncastle 
Boston 
<5 
5-10 
Northamptonshire Northhampton <5 
Nottinghamshire Nottingham 0 
Worcestershire Upton Upon 
Severn 
Worcester 
10-20 
 
10-20 
Devon Exeter 5-10 
Dorset Bridport 
Beaminster 
<5 
<5 
Kent Maidstone >20 
Somerset Bristol <5 
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Bath 0 
West Sussex Crawley 
Chichester 
0 
<5 
Wiltshire Salisbury 5-10 
Table 6 represents the decline in value of flood affected residential property in towns and 
cities in the various counties following the 2000-2001 floods. From this table it can be 
seen that the floods in this period had a greater impact on residential property values in 
the Midlands with Gloucester and Welshpool experiencing a reduction in the value of 
flooded residential property of over 20% compared to the flood free residential property. 
In the cities of Windsor, Colchester, Upton upon Severn and Worcester the fall in values 
ranged from 10 to 20 %. Belper and Nottingham were the only locations in the Midlands 
that did not record a reduction in the value of flood prone land after the recent floods. 
 
Although some of the more serious flooding occurred in the northern England counties, 
the 2000-2001 floods have not significantly affected the value of flood prone residential 
property compared to the Midlands counties. Only the towns of Kendal and Pontefract 
have suffered a significant decline in residential property prices (10-20% decrease), with 
all other towns reporting a slight decrease in price or no change. 
 
A similar situation appears to be present in the southern counties, with only Maidstone in 
Kent reporting a very significant (>20%) decrease in the value of flood prone residential 
property compared to non-flood liable residential property in the same location. Apart 
from Salisbury (5-10% reduction in values) all other reported counties in the south of 
England had no reduction in values for flood prone land or a very minimal (<5%) 
reduction in value. 
 
All areas that reported a decline in values of over 20% were subject to severe flooding in 
the 2000-2001 floods and were also areas where insurance is also difficult to obtain 
(Durham, Yorkshire, Gloucestershire and Kent). In areas where the 2000-2001 flooding 
has only been minor the impact on residential property values has not been significant 
(Lancashire, Derbyshire, Somerset). A similar minor reduction in residential land values 
was also reported in counties that had minor to major flooding but there is still no 
difficulty in obtaining residential property insurance or finance. 
 
Although the counties of Northumberland, Nottinghamshire, Devon and West Sussex 
were subject to major flooding in 2000-2001, the reduction in the value of flood prone 
residential land has not been significant in comparison to flood free residential property 
and in each of these cases there is no significant difficulty reported in obtaining insurance 
or finance and in each case there are existing flood defences. 
 
Research Conclusions 
 
Although this is the first stage of an on-going research project the following results have 
been observed: 
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• There is a direct significant correlation between the severity of a flood and a 
reduction in residential property values. A severe flood provides a very visual 
short-term impact on the property buyer, seller, chartered surveyor, insurer and 
financier. Previous research by Eves (1999, 2001) indicates that this perception of 
flooding reduces in relation to purchasers and sellers but is still a significant 
factor for the other parties involved in residential property. Continuing this annual 
survey will determine if the same applies in England. 
 
• Chartered surveyors, Insurers and financiers are more aware of the impact of 
flood damage on residential property than the residential property purchaser. 
 
• The decline in residential property values is also linked to the availability of both 
residential property insurance and finance. In areas where insurance is difficult to 
obtain the impact on residential values is more significant. It appears from the 
survey results that provided there is insurance available to rectify any possible 
flood damage purchasers are prepared to pay a similar price for residential 
property in flood prone areas compared to non flood affected property in the same 
location. 
 
• The presence of flood defences or the proposal to build such defences has a 
positive effect on the residential property markets in flood prone areas, 
particularly in areas where flooding is rare. This hypothesis will only be tested in 
the future when the effectiveness of these new and existing flood defences is 
tested. 
 
• The issue of providing flood defences is seasonal, with many areas now 
constructing flood defences due to the impact of the most recent floods in 
England. There have been flood defences recently completed or proposed in 13 of 
the counties surveyed. It is most likely that these works would not have been 
undertaken if not for the severe floods in 1998, and 2000-2001. If there is no 
significant flooding over the next 5 to 10 years this level of flood defence 
development may not continue. 
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